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RTL makes representation to the non-allocation of land at Niddry Mains Golf Course for mixed use, including residential, development and associated uses (EOI-201).RTL  makes representation to the non-allocation of land at Niddry Mains Golf course for mixed use, including residential, development and associated uses (EOI-199).RTL makes representation to the non-allocation of the existing Niddry Castle Bing for long term mixed use  development, including residential, uses (EOI-200).RTL makes representation to the inclusion of site  EOI-0198 as a preferred alternative site for residential development. This forms part of planning permission 1012/P/05 and it is inappropriate for the Council to identify it for residential development through the Local Development Plan process.RTL supports the continued identification of Proposal HWh3 
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Full details of the representations are included in the accompanying supporting statement
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 RTL makes representation to the existing boundary of the Countryside Belt as shown in the adopted Local Plan to the south of Winchburgh at the Niddry Castle Golf Course. It is contended that the northern portion of the Niddry Castle golf course should be removed from the Countryside Belt.  The current Local Plan designates a Countryside Belt between Winchburgh and East Broxburn to prevent coalescence. Representation has been lodged, separately, to the MIR that recommends an increase in the separation distance between Winchburgh and East Broxburn through a realignment of the north east corner of the East Broxburn CDA boundary.  The current Local Plan notes that the landscape integrity of the area, community woodland provision and recreational access are important management objectives linked to the setting and amenity value of Greendykes Bing. It notes the potential for Heritage Park in this area.  In this context, it is noted that in the Local Landscape Designation Review accompanying the Main Issues Report that there is a diversity of uses within the area to the south and west of Niddry Bing. The scale and location of the land proposed for removal from the Countryside Belt would not adversely affect the countryside setting or amenity of the local area.  It will maintain landscape integrity by working development proposals within the existing landscape framework. Provision of a formal park area linked to the nearby Bings, Niddry Castle and the Union Canal is proposed as part of the wider landscape capacity submission that has been submitted separately  

Maura
Typewritten Text

Maura
Typewritten Text

Maura
Typewritten Text
  

Maura
Typewritten Text

Maura
Typewritten Text

Maura
Typewritten Text

Maura
Typewritten Text
 

Maura
Typewritten Text

Maura
Typewritten Text

Maura
Typewritten Text



»ÐÐÐÐÐÐÐ²»ð

                                   á 

                                         á

 ò                       »²                              

                                   á

                           ò      ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                     ò                                                 ò                 

                                                                                                                        

             ò                             »       ò     ò                          

 ¬òòòòòòò¬òòòòòòòòò¸

              á                                       ò                                                        ò    

       ò                  ò                                    ò              ò               ò               ò           

                                                   ò        

»ÐÐÐÐÐÐÐ²»ï

        ò             á                                     ò                       á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»»

        ò             á                                       ò                       á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²»í

                                   á 

                                         á

 ò                       »²                              

                                   á

                               ÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                             ò                                                                      

                                                                            ò å                ò                

                                      ò               å                                                     ò      ò 

                                                                                                                    

                                                                  ò           á                             ò        

                                á               ò                                       

 ¬òòòòòòò¬òòòòòòòòò¸òò

                                                                                                                  

                                                                      

 ¬òòòòòòò¬òòòòòòòòò¸òò

                     á                               ò                                                               

                                                            á               ò         

»ÐÐÐÐÐÐÐ²»ì

       á                             ò                                           á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²»»

        ò                    á                                 ò                               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»ê

                                   á 

                                         á

 ò                       »²                              

                                   á

ò                                                          ÷²² ²  ²²²²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                                                                        ò                  

                                                   ò               ò         

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                                                                                                               

                  ò                                                                                                  

»ÐÐÐÐÐÐÐ²»»

        ò             á                                                                                 á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²»è

        ò             á                                                                                   á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»ç

                                   á 

                                         á

 ò                       »²                              

                                   á

      »                                   ò       ò           ÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

                 ò                       ò               ò                                         ò                     ò 

                                                        á                               ò         ò  ò               

          ò                         ò                    ²                ò                       

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                             ò                                       ò ò                                          

                ò                                                                                                                   

                                  »                ò         ò                                        ò              

»ÐÐÐÐÐÐÐ²êð

        ò             á                           ò                            á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²êï

                                    ò                                    ò                                        ò      á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²ê»

                  òò              ò                                á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²êí

                  òò              ò                                á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²êì

                                   á                                          á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²ê»

                                                              ò       ò                          á

 ò                       »²                              

                                   á

ò                             ÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                        ò                                                     ò                 

    ò                                  ò                       ò                ò                                    

                                  ò                                                                              

                          

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                                          ò                                                        

                                                                                    ò   ò                              

                                                     

»ÐÐÐÐÐÐÐ²êê

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²ê»

        ò             á                       ò                                            á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²êè

        ò             á                         ò                                            á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²êç

                                   á 

                                         á

 ò                       »²                              

                                   á

 ² ²²²²²²²²²²»²²²² ²²²²² ² ²²²  ²÷÷÷÷÷÷÷÷÷²÷²² ²  ²²²²÷ ÷÷÷÷

»ÐÐÐÐÐÐÐ²»ð

                                                                  ²                ò        ò  ò á 

                              á

 ò                       »²                              

                                   á



                                         ò                                      ò        ò      ÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                                                            ò                                      

                        ò                             ò     ò                                     ò      ò        ò       

                                                                               ò                             

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                                                                                                      

                                                                    ò      ò        ò      

»ÐÐÐÐÐÐÐ²»ï

       á                                                                           á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»»

        ò             á                             ò        ò                          á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»í

                                   á 

                                         á

 ò                       »²                              

                                   á



ò  ò             ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                       ò  ò         ò  ò                                                                     

                             ò  ò          ò                                                          ò              

                                                                                                                          ò 

  ò                                                                     

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                                    ò                    ò  ò         ò  ò                                  

             

»ÐÐÐÐÐÐÐ²»ì

       á                       ò  ò         ò  ò                   á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»»

        ò             á                         ò  ò         ò  ò       á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»ê

                                   á 

                                         á

 ò                       »²                              

                                   á



ò  ò            ò                  ò     ò     

¬òò¸òòòòòòòòòòòòò¸ò

              á                                  ò  ò            ò                                                 ò      

                                                   

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                             ò  ò            ò                                                             

                                  ² ²²²²²²²²²²²²²²²²²²²²  

»ÐÐÐÐÐÐÐ²»»

       á                       ò  ò            ò                   á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»è

        ò             á                         ò  ò            ò       á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²»ç

                                   á 

                                         á

 ò                       »²                              

                                   á



         ò          æ          ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                           æ                                                                                 

                                                                        ò        ò         ò   ò                        

   ò       ò                   

                                                                                                                       

                                                                                                      

       ò        ò                                                                                                          

                        ò                                              ò                              

                ò                       æ                           ò      ò                                        

    ò              

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                             æ                                                         ò                      

                           ò                    ò                                                                 

                               ò        æ                                                                                  

                                                                                 

»ÐÐÐÐÐÐÐ²èð

       á                           æ                      á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²èï

        ò             á                             æ          á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²è»

                                   á 

                                         á

 ò                       »²                              

                                   á

           ÷²² ²  ²²²²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                                                                                              

                                                ò        

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                                                        ò                                                        

                                                      

»ÐÐÐÐÐÐÐ²èí

        ò             á                                 á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²èì

        ò             á                                   á 

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²è»

                                   á 

                                         á

 ò                       »²                              

                                   á

           ò  ÇÐÐ»ÐÐÐ²ÇÐÐÐÐÐ²ÐÐµ²ÎÐÐÐÐÐÐÐ²ÇÐÐ»Ð²²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

ò                                                                                                               ò 

                       ò               ò ò          ò                          ò               ò á

¬òò¸òòòòòòòòòòòòò¸ò

              á                                      ò                                                                 ò  

                      ò                          ò          ò                                             ò        

             ò               

 ¬òòòòòòò¬òòòòòòòòò¸ò

              á                                        ò                                                   ò          

                                                                                            ò                          

                                                                                                                     

       ò            ò        

»ÐÐÐÐÐÐÐ²èê

        ò             á                                     ò á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²è»

        ò             á                                       ò á

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²èè

                                   á 

                                         á

 ò                       »²                              

                                   á

                   ò     ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

 ò                  

 ¬òòòòòòò¬òòòòòòòòò¸ò

»ÐÐÐÐÐÐÐ²èç

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²çð

               á

 ò                       »²                              

                                   á



»ÐÐÐÐÐÐÐ²çï

                                   á 

                                         á

 ò                       »²                              

                                   á

                     ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                                                    ò                               ò            

  ò                                  ò  ò                     ò        

 ¬òòòòòòò¬òòòòòòòòò¸ò

                                                               

»ÐÐÐÐÐÐÐ²ç»

        ò             á                                              á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²çí

                                   á 

                                         á

 ò                       »²                              

                                   á



              ²ÎÐÐÐ»ÐÐÐ²ÐÐµ²ÐÐÐÐÐ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

ò              ò                                                               ò                               

            á  

        ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                                                                                       

                                                                                                                       

ò                                                       ò                       ò ò         

 ¬òòòòòòò¬òòòòòòòòò¸ò

                                                                                                                      

                               ò                   ò                     ò               ò                              

                                                         á                                                                

                          ò                                                                                           

»ÐÐÐÐÐÐÐ²çì

        ò             á                                         á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²ç»

        ò             á                                           á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²çê

                                   á 

                                         á

 ò                       »²                              

                                   á



           ò     ²÷²² ²  ²²² ²÷ ÷÷÷²÷²÷ ÷÷÷÷

¬òò¸òòòòòòòòòòòòò¸ò

              á                                      ò                          á               ò                   

                               ò                       ò         ò                                                         

                                                                    

 ¬òòòòòòò¬òòòòòòòòò¸ò

»ÐÐÐÐÐÐÐ²ç»

        ò             á                                 ò     á 

               á

 ò                       »²                              

                                   á

»ÐÐÐÐÐÐÐ²çè

                                   á 

                                         á

 ò                       »²                              

                                   á



ÇµµÐÐÐÐÐÐÐ²ÐÐ§Ð»»ÐÐÐÐÐ

ò       ò                                         ò                                                                    

Maura
Typewritten Text
A full supporting document has been submitted alongside the questionnaire. This fully details the representations made to both the specific  questions asked and other aspects of the MIR. This must be read in conjunction with this representation form.



ÇµµÐÐÐÐÐÐÐ²ÐÐ§Ð»»ÐÐÐÐÐ

ò       ò                                         ò                                                                    

                         ò                  

                                            »²²² ²²²²²²²²²¬²²² ²   ò                     ò                         

                                                  ò    ò                                         ò                     

             
  ò  

      

    ò     

      
        



 

Representation to West Lothian Council Local Development Plan 

Main Issues Report 

Site specific representations 

 

 

Regenco Trading Limited 

 

 

 

 

October 2014 

 

 

 

 

 

 

 

PPCA Limited 

Job no: 1339N 

 



 

Contents 

 
1. Introduction  

2. Representation 1: Local Development Plan Proposal HWh3 – Castle Road 

3. Representation 2: Land west of Ross’s Plantation, east of Winchburgh 

4. Representation 3: Countryside Belt Boundary 

5. Representation 4: Land at Niddry Golf Course (site EOI-0201) 

6. Representation 5: Land at Niddry Golf Course (site EOI-0199 (part)) 

7. Representation 6: Niddry Castle Bing 

8. Conclusion 

 

  



 

Introduction 

 

1. PPCA Ltd has been instructed to by Regenco Trading Limited to make site specific 

representations to the West Lothian Council Local Development Plan Main Issues Report 

published for consultation purposes in August 2014. The following Report sets out the 

details of representations lodged.  

 

2. This representation should be read in conjunction with the joint Regenco Trading Limited 

/ Hopetoun Estate representations on housing land supply and landscape capacity to the 

south of Winchburgh to accommodate new development. 

 

Representation 1: Local Development Plan Proposal HWh3 – Castle Road 

 

3. Regenco Trading Limited supports the continued identification of Proposal HWh3 – 

Castle Road, Winchburgh in the Main Issues Report for residential development with a 

notional capacity of 10 dwellings on 0.62 hectares of land. RTL has control of the site and 

it forms part of the wider planning permission in principle and associated masterplan 

granted by West Lothian Council on 17
th
 April 2012 for the strategic mixed use expansion 

of Winchburgh. 

 

Representation 2: Land west of Ross’s Plantation, east of Winchburgh 

 

4. Regenco Trading Limited (RTL) wishes to make representation to the identification of 

land west of Ross’s Plantation, east of Winchburgh (West Lothian Council reference EOI-

0198) as identified in the Main Issues Report. The Main Issues Report notes that this is a 

10.3 hectare site that it has identified as a preferred alternative to site EOI-1093 with a 

capacity of 250 residential units. 

 

5. RTL is in control of this land. It forms part of planning permission 1012/P/05 for the 

strategic expansion of the settlement and is identified as existing woodland in the 

Masterplan appended to that permission. At an appropriate time, RTL will submit a 

Matters Specified in Conditions application for this land. As such, it is unnecessary for the 

Council to identify the land specifically for residential development as part of the Local 

Development Plan preparation process. 

 

 

 

 



 

Representation 3: Countryside Belt Boundary 

 

6. Regenco Trading Limited wishes to make representation to the existing boundary of the 

Countryside Belt as shown in the adopted Local Plan to the south of Winchburgh at the 

Niddry Castle Golf Course. It is contended that the northern portion of the Niddry Castle 

golf course should be removed from the Countryside Belt.  

 

7. The current Local Plan designates a Countryside Belt between Winchburgh and East 

Broxburn to prevent coalescence. Representation has been lodged, separately, to the 

Main Issues Report that recommends an increase in the separation distance between 

Winchburgh and East Broxburn through a realignment of the north east corner of the 

East Broxburn Core Development Area boundary.  

 

8. The current Local Plan notes that the landscape integrity of the area, community 

woodland provision and recreational access are important management objectives linked 

to the setting and amenity value of Greendykes Bing. It notes the potential for Heritage 

Park in this area.  In this context, it is noted that in the Local Landscape Designation 

Review accompanying the Main Issues Report that there is a diversity of uses within the 

area to the south and west of Niddry Bing.  

 

9. The scale and location of the land proposed for removal from the Countryside Belt would 

not adversely affect the countryside setting or amenity of the local area.  It will maintain 

landscape integrity by working development proposals within the existing landscape 

framework. Provision of a formal park area linked to the nearby Bings, Niddry Castle and 

the Union Canal is proposed as part of the wider landscape capacity submission that has 

been submitted separately to the Local Development Plan Main Issues Report 

consultation process.  

 

Representation 4: Land at Niddry Mains Golf Course (site EOI-0201) 

 

10. Regenco Trading Limited (RTL) wishes to make representation to the non-allocation of 

land at Niddry Mains Golf Course for mixed use, including residential, development and 

associated uses. The site in question is referred to as site EOI-0201 in the Local 

Development Plan Main Issues Report and on the Winchburgh Proposals Map and 

named Site west of Niddry Castle, south of Winchburgh (see attached map). RTL is in 

control of the site and able to bring it forward for development in the short term (2016-

2021). 

 



 

11. The majority of the site is identified as a “preferred alternative” to the only Winchburgh 

preferred site in the Main Issues Report. It is, by admission in the Main Issues Report 

itself, Scottish Planning Policy and Strategic Development Plan compliant. It is located 

immediately adjacent to the urban edge of the village and will link directly into it and its 

local facilities and services. It is well enclosed from a visual perspective being viewed 

against a wider landscape framework in part from the Union Canal towpath to the south. 

 

12. In order to maintain a minimum five year housing land supply at all times as required by 

Scottish Planning Policy and the SESplan Strategic Development Plan, the Council will 

have to significantly over allocate land for housing development that is deliverable in the 

short term to overcome land supply shortfalls as explained in the joint housing land 

representations to the Plan. 

 

13. The Local Development Plan Main Issues Report notes that the preferred alternative site 

could accommodate approximately 250 dwellings. These would be delivered in a range 

of sizes, types and tenures in a mature landscape setting. Access to the site would come 

from the north and link directly into the B9080 as it passes through the village. The 2012 

Grontmij Access Strategy (see Appendix 1) submitted as part of the Council call for sites 

exercise for the wider golf course confirms that a suitable access arrangement is possible 

to serve the golf course as a residential development opportunity.  

 

14. In line with the requirements to maintain a five year housing land supply at all times and 

the scale of failure to do so in the West Lothian Council area at this time, it is confirmed 

that the site would be deliverable in the short term and would, as such, make a significant 

local contribution to reducing the land supply shortfall.  

 

15. There is no issue with the deliverability of this site in the short term and in parallel with 

the ongoing strategic expansion of Winchburgh elsewhere in the village. There are four 

national house builders on site at this time and there will be six house builders, including 

the Council, within six months of this submission. Demand for additional land is positive 

and ongoing from both existing and other developers. The first phase of a new town 

centre will commence in late 2014. The proposed development is unique in terms of 

location and setting and it is contended that there will be no issue of site marketability 

here. 

 

16. The accompanying landscape assessment confirms that the proposed development site 

can be accommodated as a southern expansion of Winchburgh without adversely 

impacting upon the setting of the village or leading to coalescence with East Broxburn to 

the south.  



 

 

17. Identification of the site for mixed use, including residential, development would have 

wider benefits to the strategic delivery of infrastructure in Winchburgh and, especially, 

new education infrastructure. The site would make direct short term financial 

contributions on a pro-rata basis to the delivery of new non-denominational primary and 

secondary school facilities in the town necessary to accommodate the wider growth 

planned for Winchburgh. This would, in turn, provide additional certainty and thereby 

reduce risk to the Council over the deliverability of such infrastructure and, in particular, 

funding of the first phase of a new non-denominational secondary school. RTL is 

committed to the delivery of affordable housing as part of the wider Winchburgh 

expansion and 25% of the housing product that comes forward on this site would be of 

an affordable housing tenure as set out in Planning Advice Note 2/2010 and agreed in 

advance with the Council. It would make pro-rata contribution to other infrastructure such 

as roads and drainage as well as new community facilities such as town centre 

improvements, public art and open space provision in line with Development Plan 

requirements and the wider strategic growth of Winchburgh. 

 

18. The site is currently in use as a part of a wider golf course and benefits from a mature 

landscape setting and clearly defined development boundaries. To the west is the East 

Coast Main Rail Line in cutting. To the east is Niddry Bing. To the north is Hawkhill Wood 

and, beyond that, existing Winchburgh and land with planning permission for mixed use 

development. To the south are Niddry Castle and its grounds and the remainder of the 

golf course. The Castle is a Listed Building and any development proposals would take 

full cognisance of its setting as part of detailed design proposals. The proposed 

development would work with the landscape setting to create a high quality residential 

layout. Given the location and scale of the proposed development site, it is considered 

essential that a masterplan be prepared and submitted as part of any future planning 

applications. Technical issues such as noise associated with the rail line would also be 

addressed through this route. 

 

19. The proposed development of the site for housing and associated uses would result in 

the need to relocate the golf course to an alternative location. The golf club itself rents 

the land on which it plays and is experiencing financial difficulties at this time. RTL owns 

land elsewhere in Winchburgh that would allow such a relocation to take place. This 

would enable a new start to be made for the golfers who use this facility.  

 

20. As confirmed in the submission made to the Council “call for sites” exercise in 2012  the site 

is free from constraints related to slope, aspect, flood risk, ground stability and vehicular 



 

access which would preclude its development. The site drift geology is likely to comprise 

glacial till in the form of boulder clay generally less than 5m thick with shallow rock present 

over much of the site. There does not appear to be any coal or oil shale outcrops on the site 

nor are there any indications of recorded workings on environmental geology maps, it 

seems likely that this area is at negligible risk from mineral instability. Future site 

investigation will confirm this. Vehicular access is currently available to the site and does not 

provide a constraint. In terms of flooding, the Niddry Burn is to the south of the site. Any 

future development proposals will make allowance for this. 

 

21. There are no known infrastructure constraints that would prevent this site coming forward 

in phase with strategic development to the south at Winchburgh and in line with the 

timeframe for the emerging Local Development Plan.  

 

22. Physical infrastructure required for the site would be linked to, and provided in phase 

with, the provision of infrastructure – education, roads, drainage, utilities etc. from the 

wider Winchburgh Core Development Area planning permission. Foul and surface water 

will be connected into existing and proposed drainage. 

 

23. It is recognised that such facilities may require expansion to accommodate further 

development and this would be provided in phase with site development and agreed in 

advance with the Council. New services and facilities may also come forward as a direct 

result of new housing proposals to the benefit of existing and future residents on the 

area. This is very much an ‘infrastructure led’ approach to site promotion and 

development. Preparation of a masterplan, as outlined above, would address any 

infrastructure issues that arise as a result of this, and other, development elsewhere in 

Winchburgh. 

 

24. Appropriate discussions would be had with third party infrastructure providers e.g. West 

Lothian Council, Scottish Water and other utilities providers as to the timing and provision 

of new or extended facilities to accommodate additional development on this site as part 

of the Local Development Plan preparation process and well in advance of detailed 

development proposals coming forward. 

 

 

 

 

 

 



 

Representation 5: Land at Niddry Castle Golf Course (site EOI-0199 (part)) 

 

25. Regenco Trading Limited (RTL) wishes to make representation to the non-allocation of 

land at Niddry Mains Golf course for mixed use, including residential, development and 

associated uses. The site in question is the site referred to EOI-0199 in the Local 

Development Plan Main Issues Report and on the Winchburgh Proposals Map and 

named Land at Niddry Castle Golf Club, south east of Winchburgh. RTL is in control of 

the site and able to bring it forward for development. 

 

26. The Main Issues Report states that the site area is approximately 31.2 hectares. The 

revised site area of this submission is only approximately 11 hectares (see attached 

map). The net developable area, taking account of mitigation proposed in the 

accompanying OPEN Landscape Assessment including advance landscape planting, is 

proposed as circa 9 hectares. This has a residential capacity of circa 225 dwellings in a 

range and choice of sizes and tenures. The existing golf course would be relocated as 

part of any future development proposals. 

 

27. The 2012 Grontmij Access Strategy (see Appendix 1) submitted as part of the Council 

call for sites exercise for the wider golf course confirms that a suitable access 

arrangement is possible to serve the golf course as a residential development 

opportunity. 

 

28. To the north of the site is the Niddry Castle Bing. This is currently being depleted to 

provide raw materials for infrastructure projects across Scotland. To the west of the site 

is the balance of the Niddry Mains Golf Course that is subject of separate representation 

above. To the east is open agricultural land. To the south is the Newliston Garden & 

Designed Landscape in the City of Edinburgh Council area. This formal designation 

forms a clear and long term development edge. 

 

29. RTL recognises that the site in question has a physical relationship with the Bing that is 

currently being depleted to the north. The removal of the Bing will bring about 

fundamental change in the landscape and this process is expected to be complete in or 

around 2024-25. The former Bing area, as a brownfield redevelopment site, will provide 

the opportunity for additional residential development on the urban edge of an extended 

Winchburgh.  

 

30. The removal of the Bing fundamentally changes the relationship that the representation 

site will have to the Bing itself. The Bing is currently, but in the future no longer, a 

physical barrier to development. It will be removed and a land platform created with the 



 

potential to accommodate residential and other uses on it. This establishes a physical 

and landform relationship between the depleted Bing site and site EOI-0199. It would 

form part of a wider standalone south Winchburgh Housing Market Area in conjunction 

with other areas promoted for development through representations that is separate, but 

complimentary, to development areas to the north and west currently under construction. 

 

31. The removal of the Bing and creation of a land platform will also fundamentally alter the 

relationship between site EOI-0199 and the expanded village in that the site would be 

seen as both as part of the extended village and any development proposals that come 

forward for the depleted Bing site. 

 

32. The site also has a direct physical relationship with Site EOI-0201, subject of separate 

representation, to the west. The site is in the control of RTL and there is no question of 

the site being made available for delivery of mixed use development. A desktop analysis 

has confirmed that there are no known physical, environmental or infrastructure 

constraints within this site that would prevent development. The Niddry Burn that runs 

along the southern edge of the Bing would be taken in to account in the design of any 

future development. 

 

33. The identification of the site as proposed by this representation will not adversely impact 

upon the continuation of the Countryside Belt between Winchburgh and East Broxburn. 

There is no prospect of significant development within the Designed Landscape to the 

south of the site. The formation of a landscaped edge occupying the southern portion of 

site EOI-0199 formalises that separation distance whilst, at the same time, providing a 

permanent physical buffer to development and edge to the expanded Winchburgh 

settlement. 

 

34. Preparation of a wider masterplan incorporating the Bing to the north would ensure that 

development is delivered in an appropriate manner. 

 

35. Site development can commence in the latter portion of the medium term Local 

Development Plan period (2021-26) in the knowledge of final Bing depletion details at 

that time. 

 

36. Representation is lodged, therefore, to the non-identification of Site EOI-0199 as a 

medium – long term growth area for the town. The identification of the land above 

complies with that remit and will provide certainty to the Council, developers, landowners 

and the community over the long term growth strategy for the southern edge of the 

settlement now that strategic expansion has started to the west and north. 



 

 

Representation 6: Niddry Castle Bing 

37. Regenco Trading Limited wishes to make representation to the non-allocation of the 

existing Niddry Castle Bing for long term mixed use development, including residential, 

uses (see attached map).  

 

38. Regenco Trading Limited is contractually obliged to draw down the Bing area from the 

Hopetoun Estate in 2025. At that time, the Bing will, likely, be the single largest 

brownfield redevelopment opportunity in the West Lothian Council area. Scottish 

Planning Policy and the SESplan Strategic Development Plan actively support and 

prioritise the redevelopment of brownfield land for residential use. The identification of the 

Bing for mixed use development, including residential, at this time and the commitment to 

deliver that land from RTL as set out below would meet with national and strategic 

planning objectives. It would allow for timeous delivery of the land in question as 

technical matters could be dealt with in advance as depletion continues thus avoiding a 

delay situation where work is reactive during the relevant Local Development Plan 

preparation process. It would also minimise the need for greenfield land release 

elsewhere in the Council area through the relevant Local Development Plan at that time.  

 

39. The site is currently a Bing that is being progressively depleted to be used in major 

infrastructure projects across Scotland. It is made ground comprising spent oil shale (“red 

blaes”) of very considerable thickness. The made ground overlies glacial till in the form of 

boulder clay that will, once depletion is complete circa 2024, provide a stable platform for 

future development purposes. 

 

40. To the north and east of the site is the southern edge of the planning permission in 

principle that will result in the strategic mixed use expansion of Winchburgh. This will 

deliver development contiguous with the northern edge of what will be a brownfield 

development opportunity once the Bing depletion has been completed. To the west of the 

Bing is the East Coast Main Rail Line beyond which is the existing urban edge of 

Winchburgh and the Niddry Mains Golf Club. To the south is, again, the Golf Club and 

agricultural land. The Niddry Burn is located to the south of the site. Any future 

development proposals will make an appropriate allowance for this. 

 

 

 

 

 



 

41. The Niddry Castle Bing is specifically highlighted as a future growth area in the approved 

Winchburgh Masterplan associated with planning permission 1012/P/05 – the strategic 

expansion of Winchburgh. This states –  

 

“The potential development of Niddry Castle Bing should always 

be an aspiration. The demand for the bing blaes material is, 

however, unpredictable although a significant proportion is due for 

removal as part of the current M74 extension. Nevertheless, the 

Bing area has significant potential for development and may be 

appropriate for a number of uses, including residential and 

commercial. While there are no guarantees when it will become 

available, the principle of development should be accepted as part 

of the long-term regeneration and re-use of a major brownfield site. 

Its development can be readily “stitched” into the urban structure 

and landscape framework proposed within this Masterplan as a 

“seamless” extension of the adjacent residential neighbourhood.” 

 

42. The Masterplan was last updated in 2009. There is a much greater degree of certainty 

known over the future depletion of the Bing and it will be capable of accommodating 

development post 2026. 

 

43. There are no known infrastructure constraints that would prevent this site coming forward 

in phase with other development parcels to the south at Winchburgh and in line with the 

long term, post 2024, timeframe for the emerging Local Development Plan.  

 

44. Physical infrastructure required for the site would be linked to, and provided in phase 

with, the provision of infrastructure – education, roads, drainage, utilities etc at the 

Winchburgh strategic expansion. 

 

45. It is recognised that such facilities may require expansion to accommodate further 

development and this would be provided in phase with site development and agreed in 

advance with the Council. New services and facilities may also come forward as a direct 

result of new housing proposals to the benefit of existing and future residents on the 

area. 

 

46. Preparation of a masterplan, as outlined above, would address any infrastructure issues 

that arise as a result of this, and other, development elsewhere in Winchburgh. 

 



 

47. It is within the remit of the Main Issues Report to indicate a broad direction of growth for 

West Lothian Council post 2024 and to 2032 (Local Development Plan Main Issues 

Report paragraph 3.35). 

 

48. Appropriate discussions would be had with third party infrastructure providers e.g. West 

Lothian Council, Scottish Water, utilities providers as to the timing and provision of new 

or extended facilities to accommodate additional development on this site as part of the 

Local Development Plan preparation process and well in advance of detailed 

development proposals coming forward. 

 

49. The site could, provisionally, accommodate approximately 520 dwellings. On the basis of 

established and forecast build rates for the approved strategic expansion of Winchburgh 

and the need to provide and link into existing and new physical infrastructure it is 

anticipated that completions for this site would run at between 100 and 150 dwellings per 

year. It is anticipated that the site would take 5-7 years to build out. 

 

  



 

Conclusion 

 

50. In conclusion, RTL wishes to lodge representation to the West Lothian Council Local 

Development Plan Main Issues Report on the following matters – 

 

 Existing Countryside Belt designation as it affects the sites identified for residential 

development and associated uses on the northern and eastern portions of the Niddry 

Mains Golf Course. This designation should be removed from the Golf Course. 

 Non-allocation of land for mixed use development including residential (circa 250 

dwellings) on the northern portion of the Niddry Castle Golf Course (Council reference 

EOI-0201). 

 Non allocation of land for mixed use development including residential (circa 225 

dwellings) on the eastern portion of the Niddry Castle Golf Course (Council reference 

EOI-0199 (part)). 

 Non allocation of the Niddry Castle Bing as a long term (post 2026) residential 

development opportunity following depletion of the landform for commercial purposes. 

 Removal of land (Council reference EOI-0198) as shown in the Main Issues Report as a 

preferred alternative site for residential development. This forms part of planning 

permission 1012/P/05 and it is inappropriate for the Council to identify it for residential 

development through the Local Development Plan process. 

 

51. Collectively, the land parcels promoted for mixed use, including residential, development 

above will create a standalone south Winchburgh Housing Market Area that is well linked 

to the expanded settlement and complementary to it. This approach allows for a short, 

medium and long term approach to residential growth in Winchburgh to be set out at an 

early stage and managed in agreement with all interested parties to deliver high quality 

growth and, importantly, create a long term formal southern defensible edge to the 

expanded settlement.  



 

 

APPENDICES 

 

MAPS for Sites EOI-0199 (part), EOI-0200 and EOI-0201 
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Grontmij have been commissioned to investigate the potential access options to the Niddry 

Castle Golf Club site (see Figure 1) for a potential residential development.  This access 

appraisal has been undertaken on the basis that the site could cater for between 200 and 500 

residential units.  At present, Niddry Castle Golf Course is accessed from Castle Road, which 

connects into the B9080 – the main east-west route through Winchburgh. It accesses the Golf 

Course and a number of dwellings, including those on Castle Terrace and Oakbank Place. 

Castle Road is generally narrow and the reduced carriageway width is exacerbated by on street 

parking – the dwellings generally do not have driveways meaning drivers have no option but to 

park on the roadway. An advisory 20mph speed limit has been applied to Castle Road in order to 

improve road safety – a footway is only provided on one side of the road. Furthermore, a number 

of dwellings have a frontage directly onto Castle Road which creates further access issues for 

pedestrians.  The southern section of Castle Road beyond the residential area extends to the 

golf club is of poor standard with no footpaths, tight radii and bad surfacing. Typical photographs 

of Castle Road are provided in Photos 1 and 2. 

 

 
Photo 1 - Castle Road Looking Towards B9080 
  

 
 
 

 



 
  Winchburgh Development 
Briefing Note Development at Niddry Castle Golf Club  
Access Strategy  
 

Ref: 1 Page 2 of 3 Date: 6 November 2012 

 

 
Photo 2 - Castle Road Looking Towards Golf Club 

 
1. West Lothian Council’s Development Control Guidelines require  

a) 1 access point of a general access road standard for up to 200 residential units  

b) 1 access point of a general access road standard and an emergency access for 

200 – 300 residential units; and  

c) 1 access point of a local distributor standard and an emergency access for up to 

1000 units  

 

Given the residential nature and current usage of Castle Road it is unlikely West Lothian 

Council would allow it to be used as the main route into the proposed development, due 

to its constraints of on street parking and the current 20mph speed limit.   

 

2. It is therefore proposed to construct a new access route further east which will be 

designed to meet the ‘General Access Road’ or ‘Local Distributor Road’ standard. Two 

potential options have been considered for this new road and are outlined in Figure 2. It 

should be noted that these alignments transect an area of ancient woodland noted on 

OPEN’s plan 121015 Winchburgh Designations” 

 

3. Option 1 in Figure 2 shows an indicative alignment for a ‘General Access Road’. This is a 

5.5 metre wide road with two 2m footways which connects into the B9080 to form a 

signalised junction to the existing B8020.   

  

4. Option 2 in Drawing Figure 2 shows an indicative alignment of a ‘Local Distributor Road’, 

which is 7.3m wide with two metre wide footways on both sides (the alignment of a 

General Access Road would follow a broadly similar trajectory with a narrower footprint 

due to less onerous width and gradient requirements). This connects into the B9080 
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close to the existing 30mph/gateway signs to the east of the village. No signals are 

proposed at this junction as visibility is reasonably good, however the gateway feature 

would be relocated to the east of the junction in order to reduce the speed of approaching 

traffic.  

 

5. To complement either of the two options set out above, Castle Road could be utilised as 

an emergency access for the development.  Vehicle movements would need to be 

restricted on this route with the implementations of a bollard or gate system to allow 

access for only emergency vehicles.   

 

 
6. Additional routes have been examined but eliminated due to constrains:  

a) Through the Bing – The topography makes it too difficult/costly to develop an 

acceptable route; 

b) Peniel Place from Broxburn – Initially discounted due to weight restrictions and 

narrow bends and third party land.   

c) Peniel Place from Niddry Road – Initially discounted due to narrow bridge over rail 

line and tight bends 

 

 

7. Options 1 & 2 potentially provide an opportunity to create an access to the development 

which meets the requirements of West Lothian Council.  It is recommended that the 

report findings be used to inform discussions with West Lothian Council.    
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